
“Were I to undertake to define the spirit underlying every step in the growth 

of Kingsport, from the days of its humblest beginning until now, I could not 

avoid the assertion that the spirit, if it be a spirit, is one of mutual 

helpfulness and a willingness to submerge selfish interest beneath the 

individual effort to assure the greater good for the greatest number.” 

 
~ J. Fred Johnson, 1937 

“The Kingsport Spirit” 



Kingsport  
is the largest city in  

Tennessee’s  

5th Largest Metro 

Nashville-Murfreesboro-Franklin, TN           1,593,050 

Memphis, TN-MS-AR             1,316,579 

Knoxville, TN        699,180 

Chattanooga, TN-GA       530,205 

Kingsport, TN-VA          310,695 

Clarksville, TN-KY           274,695 

Johnson City, TN          198,974 

Morristown, TN            136,787 

Cleveland, TN        115,716 

Jackson, TN        114,241 

Cookeville, TN        105,761 

Tullahoma, TN     100,447 

Sevierville-Pigeon Forge-Gatlinburg, TN        90,072 
 

Census Bureau, Metropolitan Statistical Area: 2010 ACS 1-year 



Kingsport is… 
the largest city in the  

5th Largest Metro in 

America’s 

Mountain South 

Knoxville, TN   699,180 

Greenville, SC   638,576 

Chattanooga, TN-GA  530,205 

Asheville, NC   422,752 

Kingsport, TN-VA  310,695 

Roanoke, VA   308,893 

Charleston, WV  304,571 

Spartanburg, SC  284,713 

Charlottesville, VA  199,776 

Johnson City, TN  198,974 

Anderson (Clemson) , SC 187,269 

Blacksburg (Virginia Tech) 161,768 

 
 

Census Bureau, Metropolitan Statistical Area: 2010 ACS 1-year 

 



Kingsport’s Strategic Location for 

Business and Residence 

New York Chicago 

New Orleans Orlando 

Cincinnati 

Savannah 

Washington 

Memphis 



 



 



 



Where We Were 
The 1999 Economic Summit  

Economy in Transition 

 
Transitioned from ‘working hard’ to 

‘working smart’ 

 

Higher Ed = Hired 

 

EDUCATION & HEALTHCARE JOBS                             MANUFACTURING JOBS 

2010 Employees By Occupation  Count 

"White Collar" Employees 32,038 53.4% 

   Administrative Support Workers 9,705 16.2% 

   Executive Managers & Administrators 6,146 10.3% 

   Professional Specialty Occupations 7,547 12.6% 

      

"Blue Collar" Employees 27,914 46.6% 

   Other Services Site Based 8,398 14.0% 

   Precision Craft & Repair 6,189 10.3% 



 

What is . . Economic Development 

• Common definition 

• Vaguely related to business attraction, industrial growth, home 

building, or some type of construction 

• Job creation 

 

• Precise definition 

• A net gain of money flow, called an “economic base” into the 

community.   

 

• In general terms 

• The development of economic wealth of countries, regions or communities 

for the well-being of their inhabitants. 

• The sustained, concerted actions of policymakers & communities that 

promote the standard of living and economic health of a specific area. 

 

 



What is . . Economic Development 

• Policy perspective 

• Efforts that seek to improve the economic well-being and quality of 

life for a community by creating and/or retaining jobs and 

supporting or growing incomes and the tax base. 

 

• Economic Growth 

• Market productivity & rise in GDP 

 

No single definition incorporates all of the different 

strands of economic development 

 

• Typically described in terms of objectives 

• Creation of jobs & wealth 

• The improvement of quality of life 

 



 

What is . . Economic Development 
 

• A process that influences growth & restructuring of an 

economy to enhance the economic well being of a 

community. 

• Encompasses 3 major areas 

• Policies that government undertakes to meet broad economic 

objectives including inflation control, high employment and 

sustainable growth 

• Policies & programs to provide services including building 

highways, managing parks & providing medical access to the 

disadvantaged 

• Policies & programs explicitly directed at improving the business 

climate through specific efforts in business finance, Marketing, Neighborhood 

development, Business retention & expansion, Technology transfer, workforce 

training and Real estate development  (primary focus of ED professionals) 

 

 



 

Traditional vs. Non-Traditional 

• Traditional 

• Manufacturing / industrial businesses 

• Smoke – stack chasing 

• Reactionary approach 

• Attract & retain with monetary incentives alone 

• Economic Developers “create jobs” 

 

• Non- Traditional 

• Economic & Community Development programs in place to assist 

businesses achieve their goals 

• Proactive approach 

• Prefer collaborate over cooperate 

• Accessible, affordable, applauded, diverse, distinctive, & dynamic 

 



•  Higher Education (Educate & Grow) 

 

•  Recruit people (educated with income) 

• Retail amenities 

• Accessibility (airport) 

• Quality of life amenities 

• Commitment to education 

 

•  Small business & entrepreneurs 

 

•  Leisure/hospitality/sports tourism 

 

•  Redevelopment / TIF / PILOT 

 

•  Public arts, sculpture, music, cultural amenities 

Six Major Non-Traditional 

Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



In-migrants to Kingsport  

Primary: “Stable Careers”  

Young and ethnically diverse singles 

living comfortable lifestyles.   

   

Secondary: “Steadfast Conservatives” 

Mature singles and couples living in 

middle-class urban neighborhoods.  

 

Tertiary: “Urban Commuter Families” 

Upscale, college educated boomer 

families and couples living in 

comfortable, single detached homes 

in city neighborhoods.  

Source:  Buxton Analysis 



Top Metros Moving to Kingsport  FY06-FY12 

1 Tampa Bay, FL 

2 Washington, DC-VA-MD-WV 

3 Atlanta, GA 

4 Miami-Ft Lauderdale, FL 

5 New York-Northern  NJ 

6 Asheville, NC 

7 Charlotte, NC-SC 

8 Orlando, FL 

9 Va Beach-Norfolk, VA-NC 

10 Deltona-Daytona, FL 

11 Detroit, MI 

12 Chicago, IL-IN-WI 

13 Houston, TX 

14 Baltimore, MD 

15 Charleston, SC 

16 Phoenix, AZ 

17 Jacksonville, FL 

18 Sarasota-Bradenton, FL 

19 Columbia, SC 

20 Dallas-Fort Worth, TX 

21 Cincinnati, OH-KY-IN 



Kingsport Academic Village 

brings 2,100 students downtown 

Then and Now 
1999 

Summit 
2010 ACS 

5-Yr 

College degree or higher        18% 32% 

Median age 42.3 43.7 

Over 65 21% 20% 

Median Family Income $30,279 $51,826 



More than 75% of workforce in establishments with <9 employees  

 

2010 Count % 

1-4 Employees 1,381 56.4% 

5-9 Employees 472 19.3% 

10-19 Employees 290 11.8% 

20-49 Employees 181 7.4% 

50-99 Employees 75 3.1% 

100-249 Employees 36 1.5% 

250-499 Employees 8 0.3% 

500-999 Employees 3 0.1% 

1,000+ Employees 4 0.2% 



Cattails 

Golf 

I-26 Gateway 

Leisure, Hospitality, Professional, Medical 

$127,645,200 in spin-off 

private taxable 

investments 
(1998-2011 Sullivan Co Public Tax Records) 

 

 

The 1 year increase from 2008-2009 ($22,576,400) was greater than the 

total property value in 1998 ($22,496,860) 



Since 2005, all of these have 
located on a redeveloped site 
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Kingsport has the largest concentration of thriving locally-owned 

restaurants whose sales and popularity only seem to grow as each 

national franchise opens 

 



Downtown 

Kingsport 

Renaissance 

$114.9 million appraised value 

$41.7 million in private taxable 

investment (1998-2011) 

Excluding churches, hospital, 

higher education (an additional 

$129,000,000) 



Parking Garage 
 $4.5 million / 364 spaces / 3 levels 

 Public restrooms for special events 

 Opened Summer 2011 

 10,000 sf of privately-funded 

development space (2-3 levels) 

 Parking will remain FREE for the 

foreseeable future 

 Developer has extensive experience in 

rebirth of Chattanooga and Knoxville 

downtowns 

 

 

 



Kingsport’s Farmer’s Market is by far the largest and longest running 

natural foods market in the region, bringing locally grown foods to 

market twice a week 

 



Downtown Kingsport’s 

Concert Series attracts 

thousands of visitors every 

Thursday and Friday night 

from May through early 

September. 

 



Kingsport is green! 
Household Green Index 

Kingsport 
        

106.3  

Asheville 
        

103.4  

Bristol 
        

101.7  

Johnson City 
        

101.1  

USA 
        

100.0  

South Atlantic Region 
          

96.6  

Knoxville 
          

92.8  

State of North Carolina 
          

91.0  

State of Tennessee 
          

90.4  

East South Central 

Region 
          

88.4  

Mosaic® USA is a registered trademark of 

Experian. National Business Database, 

INSOURCE™ consumer demographics, 

Consumer Expenditure (CEX) Data Source: 

Experian. 

Litter free events 

26 years    2006 Affiliate of the Year     32 years 



Wetlands Project 

 Reedy Creek and Horse Creek traverse 

28 miles across Kingsport 

 1,600 acres of undevelopable floodway 

 8,000 acres of adjoining flood fringe 

 Cutting edge commitment to 

environmental stewardship 

 Kingsport has the greatest opportunity to 

make the biggest impact in the region 

 City assume ownership (or conservation 

easement) of  undevelopable lands, 

natural filter for watershed 

 Tax break for landowners 

 First mitigation sites are adjacent to John 

B. Dennis Highway and East Stone Drive 



In the works . .  



YMCA and 

Aquatic 

Center 
 $15 million 

 Fitness, Competition, Wellness, Leisure 

 Zero depth entries, ADA accessible 

 Family/assisted changing rooms 

 Indoor-Outdoor 

 All ages and abilities 

 Collocated with new YMCA 

 Construction 2011, Completion 2013 

 



Frank Theatres, Bowling 

Boutique & Cinegrille 

 



Supermarket Row / Bray Property – Upscale 

Urban Apartments (Concepts Shown) 
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Development 
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Of Kingsport 

 

  

  

  

 

  

  

  

  

 

  

 
1999 Economic Summit: “A well-oiled can of worms” 



City of 
Kingsport 

NETWORKS 

Northeast TN 
Regional 
Industrial 

Development 
Authority (NETV 

RIDA) 

KOSBE 

Existing 
Businesses 

Commercial Real 
Estate Brokers 

Community 
Leaders 

Consultants 

State of TN 

ECD 

Today:  A network of partnerships 



Employment in 

Kingsport, TN-VA MSA 
January 1990 

% of All 

Jobs 
December 

2011 
% of All 

Jobs 

Change   

(Jan 1990-

Dec 2011) 

% Change 

1990-2011 

Education and Health Services 10,000 9.43% 19,200 16.07% 9,200 6.63% 

Leisure and Hospitality 6,500 6.13% 11,600 9.71% 5,100 3.58% 

Mining, Logging, Construction 3,100 2.92% 6,900 5.77% 3,800 2.85% 

Professional and Business 

Services 
6,200 5.85% 8,900 7.45% 2,700 1.60% 

Government 12,600 11.89% 16,200 13.56% 3,600 1.67% 

Financial 3,100 2.92% 4,500 3.77% 1,400 0.84% 

Other Services 3,400 3.21% 4,300 3.60% 900 0.39% 

Information 1,900 1.79% 2,300 1.92% 400 0.13% 

Trade, Transportation and 

Utilities 
22,900 21.60% 24,700 20.67% 1,800 -0.93% 

Manufacturing 36,300 34.25% 20,900 17.49% -15,400 -16.76% 

TOTAL 106,000 100.00% 119,500 100.00% 13,500  Net Gain 



Jobs 
updated December 2011 

CITY OF KINGSPORT 2006 2010 2011 

Unemployment Rate 6.0% 8.8% 7.9% 

Population 
           

44,758  
           

48,205  
           

50,851  

Labor Force 
           

19,050  
           

19,430  
           

19,650  

Employed 
           

17,910  
           

17,730  
           

18,100  

Unemployed 
             

1,150  
             

1,710  
             

1,550  

 7.2% = Kingsport-Bristol, TN-VA 

 7.3% = Johnson City, TN 

 7.5% = Asheville, NC 

 7.7% = Greenville-Mauldin-Easley, SC 

 9.2% = Spartanburg, SC 

 7.9% = Columbia, SC 

 7.8% = Charleston-North Charleston, SC 

 8.2% = State of Tennessee 

  8.4% = Savannah, GA 

 8.8% = Memphis, TN 

 9.3% = Chicago, IL 

 9.5% = Jacksonville, FL 

10.5% = Deltona-Daytona, FL 

 9.7% = Orlando-Kissimmee-Sanford, FL 

10.3% = Tampa-St. Pete-Clearwater, FL 



“Were I to undertake to define the spirit underlying every step in the growth 

of Kingsport, from the days of its humblest beginning until now, I could not 

avoid the assertion that the spirit, if it be a spirit, is one of mutual 

helpfulness and a willingness to submerge selfish interest beneath the 

individual effort to assure the greater good for the greatest number.” 

 
~ J. Fred Johnson, 1937 

“The Kingsport Spirit” 


